[CPNPMIC DEVELOPMENT

“CCONMICS 1S FIRST AND FRREM?ST ABRUT THE THRUGHTS LEADING UP T CHRICL.”

Gerald P. O’Driscoll - International Economic Expert

Economic Development should support opportunities which can create
wealth for its residents.

Introduction

While the State of Utah does mandate elements of a general plan (Utah Code
Section 17-27-30), the State of Utah does not require an Economic
Development chapter. However, state code does provide for financial and
economic considerations to be included in a City's General Plan. As such the
City of Taylorsville has elected to include discussions of its economic health
and plans for economic development into the General Plan.

Once the Economic Development Element is adopted, it becomes a
component of the General Plan, with the same legal status as one of the
mandatory elements.

This section is to capture current market trends and provide a forecast of the
community’s future circumstance as it relates to surrounding communities,
future market share and future city growth. This information can be used to
guide land use and other considerations in the General Plan. Decisions such as
future land use must be based upon future market considerations and
municipal service needs. The purpose of an Economic Development Section in
a General Plan is not to provide a complete economic analysis of the
Community or to replace an Economic Development Plan and Implementation
Strategy.

The guiding principles established early in the General Planning process were
that Economic Development, at its most simple form is the ability of a
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community to support “Wealth Creation” for its residents. It is from the
prosperity and well being of its residents that the City can see “Revenue
Generation” for City coffers. Such revenue generation will come from sales
tax, property tax and other sources that a healthy community and citizenry can
generate. It is then the goal of the City to use the funds generated to increase
the quality of life for its residents through improvement of services and
amenities. It is in the best interest of all involved parties to create employment
and shopping opportunities within Taylorsville.

Existing Conditions
The population of the City (excluding the City's Sphere of Influence) is
projected to increase from 59,656 as of the 2002 estimates to 63,876 by 2010, a
7% increase over the 2002 population.

Year Population

When looking at the Redwood Road and 5400 South intersection, (the 2002 59,656
core of commercial activity for Taylorsville) the one-mile radius 2005 60,001
population on the 2003 estimated population is 14,967 and the 2008 2010 63,876
forecast is 15,471, an increase of 504 or 3% over the five year period. In 2015 70,171
addition, one must consider the three- (3) mile radius. The 3-mile radius gggg ;glgg
will include the most common radii used for shopping centers that may 2030 74996
locate in the retail heart of the City. The three-mile radius population on [ggaree: :

5400 South and Redwood Road, the 2003 population is 139,989 and the

2008 forecast is 145,782 an increase of 5,793 or 4.1% over the five year period. lllustration 5.0.1:

Taylorsville

opulation
Economic Development Mission Statement: grcgections through

Economic Development should support opportunities which can create wealth 2030
for its residents.

Economic Development Goals:
5.1 Maximize the City’s market potential.

5.2 Generate cumulative growth that will provide net economic gains to the
City.

5.3 Maintain and enhance existing commercial cores.

5.4 Generate developments that create jobs and maintain existing quality
employment centers.

5.1 Taylorsville City’s Market Potential

Goal 5-1: Maximize the City’s market potential.

Given the current and projected population, incomes, and spending habits of
the Taylorsville area, and the amount of shopping opportunities in and around
the City, there is a predictable amount of retail commercial facilities
(businesses) which can be supported. The increase in retail establishments in
surrounding communities has created competition levels which have caused
Taylorsville to reassess its current quantity of commercial square footage. The
City must replace is lower quality shopping centers with alternative land uses
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and concentrate its opportunities and efforts at its prime locations, thus
“maximizing” its market potential.

Retail and Office Commercial Activity

Existing centers should be revitalized and reinvented to ensure they are capable
of capturing the majority of the City’s daily shopping needs. The City will assist
grocery-anchored centers in their efforts to stay current with modern trends.
The City will encourage existing retail centers to look at new designs that can
create destination-shopping opportunities that attempt to provide for 2 to 4
hour shopping trips. “Lifestyle” shopping centers could be the design scenario.
However, the City must be open to alternate suggestions from retailers,
developers, and citizens.

Location of New Office and Retail Space

The demand for new retail space through 2010 will begin to decline for
Taylorsville due to its exiting inventory and the projected increase in shopping
centers located in surrounding communities.

It is important to discourage strip commercial development, which dissipates
retail activities and capture rate. Instead, the City must encourage "nodes" or
centers of commercial activity, thereby ensuring strong market support for all
new retail space. The City should not only begin to discourage new
commercial strip centers but should begin to aggressively phase out poor
performing or poorly located existing centers and create alternative land use
designations in the plan to assist redevelopment of old centers into non-
commercial uses which can benefit the City’s long term economic goals. In
essence the City must preserve its A and B sites and redevelop its C and D
sites.

Economic Development Objective 5.1.1: Provide for the
economic needs of Taylorsville residents including retail
shopping opportunities and services, employment
opportunities, and fiscal stability.

Action Statements:

AS-5.1.1 (a): Adopt a Land Use Map for the City that clearly designates

acreage for light Industrial / business park, general office
activity, commercial activity, and Mixed Use Development.

AS-5.1.1 (b): Create new zoning ordinances for business park uses and
non obtrusive light industrial and flex space. (cross ref
with land use section).

AS-5.1.1 (c): Initiate  strategies to market for, attract, and/or
accommodate new activity as defined in the Economic
Development policies.

AS-5.1.1 (d): Maintain the existing land use designations, which will
accommodate the 3-mile projected population of
approximately 145,782 by 2008.
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AS-5.1.1 (e): Provide land uses which create employment opportunities.
Such employment can bolster daytime population to
support retail activities.

AS-5.1.1 (f): Encourage mixed use projects to more efficiently utilize
existing space.

AS-5.1.1 (g): Participate in the renovation of older centers to ensure
they can compete with centers located on the periphery of
Taylorsville.

5.2 Economic Growth

Goal 5-2: Generate cumulative growth that will provide
net economic gains to the City.

As Taylorsville grows, developments must be evaluated on their ability to
provide economic support to the City. As an example, residential
development, particularly single-family homes, represents a net drain on City
funds because the cost of services such as police, fire, and city administration, is
more than the revenue created from residents' property tax, transfer tax, or
fees. In contrast, commercial development generally produces positive net
revenue for the City from items such as sales tax generation, greater real estate
tax valuations/assessments, and creation of job opportunities. Currently, there
are 4.3 million square feet of retail space located within existing shopping
centers within Taylorsville City and approximately 1 mile of the city’s boundary
(Table 1). This data does not take into account additional retail space located
in single buildings and unanchored centers.

Regional Commercial Competition

Projections of future demand for regional retail space indicate that current
totals of regional commercial space are sufficient to serve Taylorsville through
2008. The City must concentrate on revitalizing the area, including shopping
centers and tenant mixture to ensure that surrounding areas and new projects
will not steal shoppers and their dollars from Taylorsville Centers. The
competition will most likely come from shopping centers located in West
Jordan (7000 South and Redwood Road, the Jordan Landing area and 5400
South and State Street, just to name a few). If suitable changes to existing
Taylorsville sites are not undertaken in the next three to five years, market
share will continue to be lost to neighboring cities.

Economic Development Objective 5.2.1: Generate cumulative
growth that provides net fiscal gains to the City.

Action Statements:

AS-5.2.1(a): Determine the need for a fiscal impact analysis as part of
the Development Review process. The purpose is to
provide input into assessment of citywide impact of
development activities and to determine what costs to the
City, if any, may be subject to mitigation. This will ensure
that amenities such as parks can receive appropriate
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funding levels, both from impact fees as well as general
fund revenues.

AS-5.2.1(b): Monitor the fiscal impact of the mix of development
proposals and activity on an annual basis to determine the
optimal phasing of new development, according to its net
positive or negative fiscal impact.

AS-5.2.1(c): Monitor the fiscal impact of the location of
development to ensure that the costs of services are
balanced with revenues generated on a recurring basis.

AS-5.2.1(d): Periodically assess the structure of utility rates and user
fees to ensure that such rates and fees cover the true cost
to the City.

AS-5.2.1(e): Reduce retail space in less desirable and typically less
productive strip commercial centers.

AS-5.2.1(f) :Redevelop areas of older “strip commercial” development
to alternative land uses such as: specialized housing,
mixed use, or office designations that enhance
employment opportunities.

Economic Development Objective 5.2.2: Attract new retail
development to meet the needs of the current and projected
population, as well as to retain potential sales tax revenue in
the City, and encourage the development of local-serving
office space to meet the needs of the current and projected
population, and to provide jobs for local residents.
Currently, the City has two major non-retail employments
centers: Sorenson Research Park and American Express.
Both areas are important and should be a priority for the City
to nurture.

Action Statements:

AS-5.2.2(a): Establish an aggressive marketing program to effectively
compete with neighboring cities. The marketing program
shall involve direct solicitation of developers and
headquarters of chain stores, explanation of potential
assistance programs, and explanation of market support.

AS-5.2.2(b): Engage in outreach such as small business training to
encourage outlets to remain in Taylorsville as well as
improve business viability.

AS-5.2.2(c): Consider the use of redevelopment authority or
development agreements to designate project areas
throughout the City and to acquire the designated site(s)
within those project areas.
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AS-5.2.2(d): Establish an outreach program to encourage existing
businesses that are in conformance with the General Plan
to remain at their current locations.

Best Practice Policies:

P-5.2.2(a): Maintenance of existing A and B sites as well as “Right
Sizing” of the shopping opportunities now available is vital
to retaining the economic viability of the commercial
clusters.

P-5.2.2(b): In areas designated as mixed use, encourage retail use
on the first floor and allow for office or residential uses on
the second floor or in the rear of the building. Utilize
mechanisms such as height and density bonuses, as set
out in a Land Use element.

P-5.2.2(c): Provide concentrations of neighborhood and community-
serving commercial space and avoid extended strip
commercial patterns. Such development patterns can lead
to the dissipation of future and existing shopping
opportunities.

P-5.2.2(d): Adhere to height and Floor Area Ration (“FAR”) standards
in conformance with the policies created in a Land Use
element for retail and office buildings in order to create
and maintain an attractive image for each commercial
concentration. An attractive image is an essential element
to ensure that commercial development in the City
captures its full potential share of market demand as well
as maintains a competitive edge over those in surrounding
communities.

P-5.2.2(e): Allow for mixed use districts in designated areas and
establish incentives, such as expansion of parking
capacity, reduction of existing parking ratios, and or
shared parking agreements to provide for second floor
specialty office over retail, to attract projected growth in
local-serving office space.

5.3 Existing Commercial Development

Goal 5-3: Maintain and enhance the City’s existing class
A and B commercial cores.

Analysis of Existing Commercial Uses

It is believed that the City is losing sales tax revenue due to increased
competition from surrounding communities and because the age of existing
centers make them less attractive to shoppers. During the 1980’s and early
1990’s, Taylorsville was the only community with a substantial amount of
regional commercial. Residents from surrounding communities were compelled
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to travel into Taylorsville City to shop; new opportunities closer to home have
changed their shopping patterns.

As noted in Table 1, the average age of shopping centers in the vicinity is 19

years. Centers over 20 years old suffer from two age related problems.

e The first is that many of the structures no longer reflect shop sizes which
maximize the returns of the operator’s current procedures and product
placement.

e The second issue is that the center no longer carries an appeal for the
consumer. New and more modern centers have attracted consumer
business.

Revitalization of the centers, including physical appearance, modern prototype
size and tenant mixture, must occur with the joint cooperation of the owners,
tenants and the City.

Specific Area Goals
In keeping with the economic development philosophy stated earlier in this
Chapter, several specific sites have been defined as needing attention. These
sites should be a priority of the City's
economic development program.

5400 South and Redwood Road

The Redwood Road corridor between 5400
South and [-215 is the economic heart of
the City. Retail operations along or adjacent
to this corridor account for over 1/3 of all
retail sales within the entire City. Direct
and easy access to three regional
transportation corridors makes this a very
desirable commercial location in Salt Lake
County. However, even with its desirable
location, this area is experiencing significant
competition from other regional shopping
districts outside of Taylorsville’s boundaries.

Economic Development Objective 5.3.1: Secure the City's lllustration 5.3.1:
existing commercial tax base through the enhancement of 5400 South and
the 5400 South and Redwood Road Corridor as a destination Redwood Road

regional shopping center(s) and specialized neighborhood
center serving area residents.
Action Statements:

AS-5.3.1 (a): Attract uses that would provide evening activities such as
entertainment and cultural opportunities.

AS-5.3.1 (b): Assist the owners of the Family Center at Midvalley to
reinvent itself and follow current retailing trends. Such
actions may include creation of a ‘“Lifestyle” center,
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AS-5.3.1 (c):

AS-5.3.1 (d):

AS-5.3.1 (e):

AS-5.3.1 (f):

AS-5.3.1 (g):

AS-5.3.1 (h):

provision of a new street system providing superior traffic
circulation, resizing store sizes and prototypical floor plate
sizes.

Develop promotional events, such as theme events or
open air markets, to promote an awareness of the 5400
South area and its revitalization as a new and exciting
commercial activity center.

Establish an outreach program to encourage existing
businesses in the area, that are in conformance with the
General Plan, to remain at or near their current locations
and encourage office users to relocate to second-story or
in the rear of the building.

Establish a marketing program to attract new retail outlets
to the Midvalley Family Center area.

Investigate the parking needs of shopping centers in the
Redwood Road and 5400 South area and provide a plan
and implementation program to address the identified
needs.

Align all economic development activities with
transportation improvements because of the high level of
automobile congestion in the area. It is estimated that
intersection improvements along 5400 South and
Redwood Road will be required. Access management,
turn pockets and weave patterns must be improved. In
addition, improvements to the mid-block signalized access
to the shopping centers, and major intersection capacity
improvements will likely be warranted.

Undertake internal site improvements after concise
coordination with the Utah Department of Transportation,
the transportation element of the General Plan, and the
Capital Improvement.

P-5.3.1 (a):

Best Practice Policies:

Shared parking, off-site parking, reduced stalls per sq. ft.,
and public parking areas and/or structures should be
considered. New projects and/or redeveloped projects
should also avoid placement of parking in areas which
would create lack of usage due to poor location in relation
to stores and store entrances.

Taylorsville General Plan — Final Draft April 2006
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4700 South and Redwood Road (SLCC Campus Vlcmlty)
The Salt Lake Community pegm ST T
College campus is a clear asset

to the community.
Unfortunately, integration of |
the campus and the

surrounding  community  is
largely unrealized at this point.
Most students who attend the
college commute from outside
the City and rarely utilize
services such as restaurants and
copy centers within the
immediate vicinity of the
campus.

.1I.|.I i -Li : B
lllustration 5.3.2:
4700 South and
Redwood Road

Economic Development Objective 5.3.2: Utilize the presence
of an outstanding facility such as the Salt Lake Community
College to improve the shopping, housing and employment
base of the City

Action Statements:

AS-5.3.2 (a): Coordinate with Salt Lake Community College to
investigate the ability to create job opportunities through
joint ventures with local businesses and/or “spin off”
operations from campus programs.

AS-5.3.2 (b): Provide spaces for joint operations to occur. Mixed use
development transitions with neighboring shopping
centers should be designated on the General Plan.
Second level or greater office opportunities should be
investigated with shopping center owners.

AS-5.3.2 (c): Redevelop all corners of the 4700 South and Redwood
Road intersection. The City should encourage a retail
tenant mixture that can provide support services for
students, faculty, and staff of the College.

AS-5.3.2 (d): Encourage student housing as part of mixed use
renovations. While the trend for the students attending
the Taylorsville campus is to commute from other parts of
the valley, the City in cooperation with local development
teams and the college should analyze the potential to
create near campus housing for students and staff.

AS-5.3.2 (e): Due to the high level of automobile congestion in the area,
all economic development activities in the area should be
closely aligned with transportation improvements.
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Best Practice Policies:

P-5.3.2 (a): Mixed use development transitions with neighboring
shopping centers should be designated on the General
Plan. Second level or greater office opportunities should
be investigated with shopping center owners.

4700 South and I-215 Interchange
Despite being adjacent to an 1-215 @@
freeway off ramp and having direct
access to 4700 South and 2700
West, this area has struggled to
maintain a consistent tenant base.
The age of existing development
exceeds twenty years and facade
and design treatments generally do
not meet current retail space
demands. This area  has
tremendous potential given its
visibility and access to the regional
transportation system. To further
increase the potential of this site,
mass transit improvements in the
form of light rail or bus rapid transit
are a distinct possibility on the 2700
West corridor.

This is one of the City’s best retail commercial locations. The site is currently

under-utilized and should be improved. A higher intensity use could be lllustration 5.3.3:
supported at this location. 4700 South and
Interstate 215

Economic Development Objective 5.3.3: Enhance the 4700
South Corridor and the 1-215 interchange as a community
shopping center and specialized neighborhood center
serving area residents.

Action Statements:

AS-5.3.3 (a): Encourage expansion of existing employment centers. In
conjunction with the redevelopment of the existing retail
centers, the City should encourage the expansion of
employment base in the area.

AS-5.3.3 (b): Undertake a market analysis of the vicinity. Results may
include the shrinkage of the retail component and
expansion of the employment centers and office space.

AS-5.3.3 (c): Create a modern efficient shopping center for community
needs by redeveloping the existing retail centers as the
age of the existing centers exceeds twenty years. Keep in
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mind the need to keep lease rates as low as possible for
future tenants.

AS-5.3.3 (d): Align economic development activities with transportation
improvements due to the high level of automobile
congestion in the area. It is estimated that intersection
improvements at 2700 West and 4700 South will be
required. In addition, improvements to the mid-block
signalized access to the shopping center must occur. At
the same time, internal site improvements, traffic flow and
access management must also be undertaken. Thus
careful and concise coordination with the transportation
element of the General Plan and the Capital Improvement
Plan must occur.

AS-5.3.3 (e): Investigate the possibility of locating a regional scale hotel
at this location to take advantage of direct freeway access
and provide a niche largely absent in the community.

AS-5.3.3 (f): Consider possible mass transit connections and needs in
the redevelopment of this site.

5400 South and Bangerter nghway
The general vicinity of 5400
South and Bangerter Highway
represents the primary gateway
into Taylorsville from the
Kearns area west of the City.
This area also represents the
largest commercial district on
the City’s west side.  This
district is anchored by the West
Pointe shopping center, which
was built in 1984 and contains
165,000 square feet of leasable
space. West Pointe contains
many auto oriented business
locations with poor access
management and limited curb
appeal.

Economic Development Objective 5.3.4: Enhance the 5400 g%%g;ﬁﬂ g'n3c;4:

South and Bangerter corridor as a regional shopping center Bangerter Highway
and community center serving area residents, including
communities on the City’s boundaries.
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Action Statements:

AS-5.3.4 (a): Provide funding sources for reduction of traffic congestion
and access improvements. Strip commercial
development in the area has created traffic congestion.
The lack of access management techniques in the area
has created too many access points and improper turn
radii. As such the convenience to the consumer has been
compromised.

AS-5.3.4 (b): Encourage centers to renovate. The Kearns Point
shopping center was built in 1984. As such, the age of the
center in 2004 is now twenty years old. The center's
facade and design are tired and lack the appeal
necessary to attract new customers. Redevelopment of
the center should occur, while at the same time keeping in
mind the need to keep lease rates as low as possible for
future tenants.

AS-5.3.4 (c): Recruit users for vacant stores. Establish an aggressive
marketing program to effectively compete with
neighboring cities. The marketing program shall involve
direct solicitation of stores, explanation of potential
assistance programs, and explanation of market support.

AS-5.3.4 (d): Engage in outreach, such as small business training, to
encourage outlets to remain in Taylorsville as well as

improve business viability. 'A!%sg"sati‘m 5-3ci5:
outh an

Redwood Road

4100 South and Redwood Road
The intersection of 4100 South and
Redwood Road is an important
commercial area of the City in that it
is located at the intersection of two
heavily  traveled  transportation
corridors and is positioned to act as a
gateway into the community from
West Valley City. Currently the
vicinity is characterized by aging
regional shopping centers and strip
development.
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Economic Development Objective 5.3.5: Support the City's
existing commercial tax base through the enhancement of
the 4100 South and Redwood Road Corridor as a community
shopping center and specialized neighborhood center
serving area residents.

Action Statements:

AS-5.3.5 (a): Create a modern, efficient shopping center for community
needs by redeveloping the existing retail centers. The
age of the existing centers exceeds twenty years. As
such, the centers do not meet current retail space
demands. In addition, the center’s fagade and design are
tired and lack the appeal necessary to attract new
customers. Redevelopment of the center should occur,
while at the same time keeping in mind the need to keep
lease rates as low as possible for future tenants.

AS-5.3.5 (b): Provide funding sources for reduction of traffic congestion
and access improvements. Strip  commercial
development in the area has created traffic congestion.
The lack of access management techniques in the area
has created too many access points and improper turn
radii. As such, the convenience to the consumer has
been compromised.

AS-5.3.5 (c): Align economic development activities with transportation
improvements due to the high level of automobile
congestion in the area. It is estimated that intersection
improvements along 4100 South and Redwood Road will
be required. Access management, turn pockets, and
weave patterns must be improved. In addition,
improvements to the mid-block signalized access to the
shopping centers, and major intersection capacity
improvements will likely be warranted.

AS-5.3.5 (d): Undertake internal site improvements to provide for more
efficient use of existing retail space in coordination with
the Utah Department of Transportation, the transportation
element of the General Plan, and the Capital Improvement
Plan.

4800 South and Redwood Road (changes by staff and council)

The vicinity of 4800 South and Redwood Road is where the City’s commercial
businesses began to develop in the first half of the twentieth century. Since the
1960’s the City has grown rapidly, forcing commercial centers to diversify into
other areas of the community. The combination of commercial centers going
to outlying portions of the community, transportation changes (such as major
arterials developing at 5400 South and 4700 South), and the size and design
requirement changes in commercial and retail development have all
contributed to the now-outmoded development at 4800 South and Redwood
Road.
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As  with most outmoded
commercial areas, 4800 South
has seen periods of
revitalization as  well as
degradation and blight. The
current state of the area could
be characterized more by blight
and vacancies.

Therefore, it is  strongly
suggested that this area be
designated as a redevelopment
project or series of projects. As
the City investigates the
feasibility of redevelopment in
the area, one must consider its
future land uses and their
relation to the surrounding
community _in strengths of
surrounding commercial cores.
As previously mentioned in this chapter, the City of Taylorsville is currently
overbuilt in retail commercial land uses. It has been suggested that the City
concentrate commercial centers that could be characterized as A and B sites.
The 4800 South vicinity could be best characterized as a CRD site due to its
limited four-corner intersections and, in comparison to 5400 South and 4700
South and Redwood Road intersections, limited traffic counts.

The land use map designates the area as “Mixed Use Development.” In order
to balance or right size our commercial square footage to better reflect current
market trends, this chapter recommends that this area concentrate upon a
senior residential component with enough support uses, such as medical offices,
retail uses which support seniors and civic improvements which would attract
seniors to the area. There are already several amenities in the area to attract
seniors, such as the Taylorsville Senior Citizen Center and the City’s historic
district. The implementation policies below will help illustrate how the City
can capitalize upon existing amenities as well as create new opportunities to
successfully revitalize this area of town while not adversely impacting the City’s
need to concentrate on its prime retail course.

Economic Development Objective 5.3.6: Redevelop the 4800
South and Redwood Road area, which can be targeted
towards senior living and support services.

Action Statements:

AS-5.3.6 (a): Create a redevelopment project area that can assist in the
provision of modern and efficient infrastructure, assist in
the assemblage of multiple parcels of land into a block of
land which is conducive to modern prototype needs of
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senior communities. Infrastructure may include but is not
limited to roadways with limited congestion, pedestrian
pathways connecting neighborhoods and civic facilities,
and infrastructure with aesthetic concerns with an eye
towards the creation of a historic feel.

AS-5.3.6 (b): Provide funding sources for reduction of traffic congestion
and pedestrian access improvements. Prior development
in the area as well as existing commuter traffic has
created traffic congestion. The lack of access
management techniques in the area has created too many
access points and improper turn radii. As such, the
congestion in the area has decreased the attractiveness
of the area for existing commercial uses as well as the
proposed redevelopment.

AS-5.3.6 (c): Align redevelopment activities with  transportation
improvements,  historic _ preservation _ plans, and
infrastructure improvements

AS-5.3.6 (d): Create zoning designations which allow for appropriate
senior housing densities.

City Center
The intention for the purchase of the City Center site located at 2700 West
and 5400 South was not only to build a first class civic center, but also to
acquire adequate ground to resell 3
and pay for the majority of all of the
costs associated with the civic
center. As such, the City must
continue to market the site for this
purpose.

In 2003 the Taylorsville City
Council adopted a small area
master plan intended to guide
development at the City Center site
located at the northeast corner of
5400 South and 2700 West. The
plan calls for a mixed-use
pedestrian oriented development
that will act as Taylorsville’s
“community gathering place.” The
plan focuses on creating intimate,
well-designed spaces that feel like a series of public spaces rather than a private

shopping center. Emphasis will placed on architectural and site design llustration 5.3.7:
standards established in the small area master plan. The City Center site City Center — 5400
should be an environment where commercial success and long term South and 2700
sustainability are created by emphasizing a careful blend of uses, quality West

architecture, and site design.
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As identified in the citizen involvement process of the general plan update,
health care facilities and costs were among the more prevalent items identified.
As such, the City should investigate the possibility of marketing a portion of
the site to a health care provider. Such a service can again reinforce the civic
center as a pivotal location for community life.

Economic Development Objective 5.3.7: Create a community
gathering place at City Center.

Action Statements:

AS-5.3.7 (a): Actively seek developers and businesses to implement
the City Center Small Area Master Plan.

AS-5.3.7 (b): Provide a connection between the Valley Regional Park
and ancillary uses with the City Center site. Attract uses
to City Center that compliment uses at the park.

AS-5.3.7 (c): Facilitate a physical connection between the park and the
City Center site.

AS-5.3.7 (d): Promote the ability of retail establishments to tie into the
county softball complex in proximity to the civic center
site. Any additional marketing that would direct attention
to the increased customer base for businesses due to the
proximity to the softball complex should be undertaken
and publicized.

6200 South and Bangerter nghway
This property, commonly known
as the “UDOT” parcel, is
generally located on 6200 South
between Bangerter Highway and
3200 West. At approximately
120 acres, this  property
represents the largest vacant area

of the City.

Economic Development
Objective 5.3.8: Actively
solicit a development
partnership or joint
venture that would create
a true “Business Park” on
the “UbDoT” parcel
located at 6200 South and
Bangerter Highway.

lllustration 5.3.8:
|Action Statements: 6200 South and

Bangerter Highway
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AS-5.3.8 (a): Establish an outreach and retention program to encourage
existing firms to remain in Taylorsville when the UDOT
site is able to accommodate business park development.
Actively monitor expansion and relocation plans of these
firms. Such a program will establish on-going contact with
owners and managers of industrial firms in the City and
convey the City's interest and capabilities relative to the
firms' needs and interests.

AS-5.3.8 (b): Make available sufficient acreage of a business park
designation exists at the UDOT site in order to capture the
City's fair share of employment opportunities through the
year 2030.

AS-5.3.8 (c): Designate a sufficient amount of land to accommodate the
projected growth in demand for business parks and
employment centers through 2030. This long term
approach will benefit the City as large tracts of land for
business parks in the central valley rapidly vanish.

AS-5.3.8 (d): The City must create a distinct and responsive zoning
district to produce an identifiable business park
environment on the UDOT parcel. During the creation of
the ordinance, the City should investigate utilizing the
proposed park to maximize FAR of the Business Park by
using recreational park as part of the project’s open space
requirements.

5.4: Employment Opportunities

Goal 5-4: Generate developments that create jobs and
maintain existing quality employment centers.

Employment Centers

Economic Development Objective 5.4.1: Generate new and
clean employment center growth in an orderly and controlled
manner through diversification of the industrial base and
maintenance of current activity in order to provide
employment opportunities for residents.

Action Statements:

AS-5.4.1 (a): Increase, on an ongoing basis, the number of firms within
the industries now represented in the City and capture
industries that are not currently represented in the City but
are stable industries and compatible with City needs in
terms of traffic and air quality.

AS-5.4.1 (b): Establish a marketing program to identify desired new
industries and attract new industrial activity, which may
involve development of promotional brochures that explain
positive aspects of living/working in Taylorsville, and
discuss any available City assistance programs; direct
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5.5 Economic Development Support Material

The following table represents a typical set of definitions for retail centers. As can be seen, the size of the
centers of the typical anchor tenants or noted. In addition, the table also shows the number of each
All of which are key items for the City to understand.
When looking at retail trade areas the City must understand how much retail opportunities can be
supported within the City as well as surrounding communities. Working with the trade area information
we as a City can best gauge how to “right size” and maximize our retail zoning and shopping centers.

center within the metropolitan shopping area.

Retail Center Classifications

Super Regional Mall

Regional Mall

Super Community/Regional Center

Community Center

Neighborhood Center

Convenience/Anchorless Strip

#In S.L./ Ogden

Metro Area

Trade Area
Population

Typical Gross
Leasable Area

Typical
Anchor Tenant

NA

49

69

NA

300,000+

150,000 +

40,000 — 150,000+

40,000 - 150,000

3,000 — 40,000

Undefined

500,000 — 1.5M +

300,000 — 900,000

250,000+

30,001 - 100,000

30,001 — 100,000

30,000 and under

3 or more full-line
Department Stores

2 or more full-line
Department Stores
Varies, no full-line
Dept Stores

Discount Dept. Store
Food Store

Food Store

Convenience Store

Source:
Shopping Center Directory — 2000
Urban Land Institute
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Calculations for supportable retail space based upon the population of Taylorsville in 1 and 3 mile radii from

Redwood Road and 5400 South are provided in the following table.

Retail Center Per Capita Floor Space

Supportable Sq Ft Supportable Sq Ft Supportable Sq Ft Supportable Sq Ft
Per Capita 2003 2008 2003 2008
Floor Space 5400 So. Redwood Rd. 5400 So. Redwood Rd. 5400 So. Redwood Rd. 5400 So. Redwood Rd.
Metro Area 1 Mile Radius Population 1 Mile Radius Population 3 Mile Radius Population 3 Mile Radius Population
14,967 15,471 139,989 145,782
Super Regional Mall 3.97 59,419 61,420 555,756 578,755
Regional Mall 3.55 53,133 54,922 496,961 517,526
Community Center 6.29 94,142 97,313 880,531 916,969
Neighborhood Center 2.63 39,363 40,689 368,171 383,407
Total Floor Area 17.44 261,024 269,814 2,441,408 2,542,438

Source:

Urban Land Institute

Shopping Center Directory — 2000
Economics Research Associates
Evolution Planning and Development

A more limited look at shopping center classifications which exist in Taylorsville, i.e. regional, community

and neighborhood centers is depicted below.

Retail Center Per Capita Floor Space
Supportable Sq Ft Supportable Sq Ft Supportable Sq Ft Supportable Sq Ft
Per Capita 2003 2008 2003 2008
Floor Space 5400 So. Redwood Rd. 5400 So. Redwood Rd. 5400 So. Redwood Rd. 5400 So. Redwood Rd.
Metro Area 1 Mile Radius Population 1 Mile Radius Population 3 Mile Radius Population 3 Mile Radius Population
| 14,967 15,471 139,989 145,782
Regional Mall 3.55 53,133 54,922 496,961 517,526
Community Center 6.29 94,142 97,313 880,531 916,969
Neighborhood Center 2.63 39,363 40,689 368,171 383,407
Total 12.47 186,638 192,923 1,745,663 1,817,902

Looking at the Taylorsville City trade area and the 2004 population estimates and 2009 population
projections, in 2004 approximately 2,537,084 square feet of retail can be supported. In 2009 that figures rises

to 2,650,673 square feet.

Currently there are 4,365,235 square feet of existing square feet of retail space within the same trade area.
This depicts an overage of 1,828,151 square feet in 2004. This significant overage can be explained in part by
the overlap of trade areas and retail centers relying upon customers from neighboring cities / trade areas.
However, those other cities are also providing retail shopping opportunities. Regardless, this figure shows that
Taylorsville City now has too much retail square footage based upon a changing trade area. Quite simply,
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surrounding cities now provide shopping opportunities which impact Taylorsville centers by capturing the
shopping public before they enter Taylorsville City.

While general calculations for shopping center establishments are useful in looking at the more global
capacity for a city, for the purposes of the General Plan and to assist in guiding future land use development, a
more detail chart showing uses is shown below.

Retail Center Per Capita Floor Space
Taylorsville City Trade Area

Supportable Sq Ft Supportable Sq Ft

Per Capita 2004 2009

Floor Space Taylorsville City Taylorsville City

Metro Area Trade Area Trade Area

| 203,455 212,564

Regional Mall 3.55 722,265 754,602
Community Center 6.29 1,279,732 1,337,028
Neighborhood Center 2.63 535,087 559,043
Total 12.47 2,537,084 2,650,673

Source:
Commerce CRG
Evolution Planning and Development
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While this table is an estimate of supportable uses, it can be very useful in recruiting and entitlement

processes. It is suggested that the population figures and existing business counts be updated on a regular

basis to allow for a more accurate recruiting effort and needs analysis.

COMMERCIAL BUILDING AREAS, FLOOR SPACE SIZES,
AND INCREMENTAL POPULATION REQUIRED

Total Standard

Supportable Sq.Ft..

Supportable Sq.Ft..

Square Store/Shop By Population Estimated By Population Estimated
Feet per Size Required 2008 Forecast Supportable 2008 Forecast Supportable
Capita (square feet) Population 1 Mile Radius Sites 3 Mile Radius Sites
15,471 145,782
Restaurants 2.5 4,500 2,500 - 4,000 38,678 8.6 364,455 81.0
Supermarket 4.2 58,000 10,000 - 13,000 64,978 1.1 612,284 10.6
Community Retail Centers (3) 1.4 180,000 + 120,000 - 140,000 21,659 0.1 204,095 1.1
Regional Centers (department stores, apparel and specialty) 4.5 450,000 + 100,000+ 69,620 0.2 656,019 1.5
Discount Stores 1.9 80,000 + 30,000 - 35,000 29,395 0.4 276,986 35
Strip Retail and Miscellaneous (10 stores) 1.7 15,000 + 8,500 - 9,000 26,301 1.8 247,829 16.5
Furniture, Decorator 3.5 20,000 + 5,200 - 10,000+ 54,149 2.7 510,237 25.5
Automotive Sales (1) 4.8 N/A 40,000++ 74,261 699,754
Gas stations 2.0 N/A 20,000++ 30,942 291,564
Tourist/Specialty Centers* 0.9 N/A 20,000++ 13,924 131,204
All Retail 27.4 423,905 3,994,427 139.6 |
Financial Institution Branches 1.5 10,000 + 6,500 - 10,000 23,207 2.3 218,673 219
Other Local Serving Office 4.4 20,000 + 4,500 - 6,000 68,072 34 641,441 321
Regional Serving Office* 7.0 40,000 + 5,700 - 10,000+ 108,297 2.7 1,020,474 255
National Office* 6.0 80,000 + 13,000 - 30,000+ 92,826 1.2 874,692 10.9
Total Office 18.9 292,402 2,755,280 90.4 |
Hotel and Motel 25 60+ rooms 16,000 - 20,000++ 38,678 364,455
Cinema (12-16 screens)* (2) 0.7 12 screens 108,000+ 10,830 102,047
Commercial Recreation* 2.0 Not applicable 30,000+++ 30,942 291,564
Total Other 5.2 80,449 758,066 |
Total Building Area 51.5 796,757 7,507,773 |
*Requires superior location (access, visibility) in addition to incremental population and "new rooftops."
(1) Consolidation of franchises is under way.
(2) One screen (200 to 240 seats) per 9,000 persons.
(3) Addition to neighborhood center for junior department store, some shopper goods
Source:
Economics Research Associates
Evolution Planning and Development
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Expenditures per capita on goods and services are also very crucial indicators in economic development as it

relates to retail sales and retail development. The following chart is a useful reference as recruiting and

marketing is undertaken by the City of Taylorsville.

2002 Consumer Expenditure

2002 Estimate Households
2002 Estimated Population

Household Expenditure
per household
per capita

Non-Retail Expenditures
per household

per capita

Retail Expenditures
per household

per capita

Apparel

per household

per capita
Contributions

per household

per capita
Education

per household

per capita
Entertainment

per household

per capita

Food and Beverage
per household

per capita
Furnishings and Equipment
per household

per capita

Gifts

per household

per capita

Health Care

per household

per capita

&h &P

P A P P P D P PP P D P PP P D P PP PP PP PP P PP

18,977
58,468

837,539,000
44,134
14,325

488,743,000
25,754
8,359
348,796,000
18,380
5,966
46,002,000
2,424
787
25,138,000
1,325
430
14,532,000
766
249
43,843,000
2,310
750
139,022,000
7,326
2,378
33,490,000
1,765
573
25,000,000
1,317
428
51,188,000
2,697
875
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Household Operations $ 26,025,000
per household $ 1,371
per capita $ 445
Miscellaneous Expenses $ 9,480,000
per household $ 500
per capita $ 162
Personal Care $ 15,154,000
per household $ 799
per capita $ 259
Personal Insurance $ 9,866,000
per household $ 520
per capita $ 169
Reading $ 4,462,000
per household $ 235
per capita $ 76
Shelter $ 146,411,000
per household $ 7,715
per capita $ 2,504
Tobacco $ 7,648,000
per household $ 403
per capita $ 131
Transportation $ 176,132,000
per household $ 9,281
per capita $ 3,012
Utilities $ 65,147,000
per household $ 3,433
per capita $ 1,114
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Name City Total SF Year Age in
Address 2005
2771 West 4700 South Salt Lake City 10,000 n/a n/a

2772 West 4700 South

Carriage Square Taylorsville 119,600 1979 26
4100 South Redwood Road

Chris & Dicks Plaza West Valley City 80,000 2000 5
1555 West 3500 South

Copper Creek Plaza West Jordan 65,000 2000 5
7800 South 3200 West

Crosstowne Center Taylorsville 251,800 1989 16
5400 South Redwood Road

Diamond Shopping Center West Jordan 56,000 1972 33
2818 West 7800 South

Dixie Valley Shopping Center West Jordan 40,000 1972 33
3655 West 6200 South

Family Center @ Midvalley Taylorsville 799,787 1982 23
5505 South Redwood Road

Food 4 Less (Former) West Valley City 60,000 1985 20
3500 South Redwood Road

Future Shop (Former) Taylorsville 40,057 1995 10
5190 South Redwood Road

Grizzley Plaza West Valley City 52,440 1984 21
2222 West 3500 South

Independence Square West Jordan 104,000 1978 27
7800 South Redwood Road

Jordan Landing West Jordan 834,327 1999 6
7600 South Bangerter Highway

Jordan Square West Jordan 99,300 1981 24
7800 South Redwood Road

Kearns Shopping Center Kearns 96,000 1967 38
4071 West 5500 South

Market Street Center West Valley City 81,500 1990 15
3560 South 2700 West

Meadowbrook Plaza Taylorsville 99,750 1980 25

4116 South Redwood Road
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Office Max - Valley Fair West Valley 63,500 1978 27
3955 South 2700 West
Park Village Plaza West Jordan 80,404 1989 16
7061 South Redwood Road
Plaza 4700 West Valley City 127,250 1983 22
4650 South 4000 West
Redwood Village West Jordan 100,623 1974 31
7000 South Redwood Road
Riverview Plaza Murray 66,334 1986 19
700 West 5300 South
Shoppers Village West Valley City 32,900 1984 21
3550 South Redwood Road
Southerland's Lumber West Valley City 49,000 1985 20
4570 South 4000 West
Taylors Landing Taylorsville 46,455 1983 22
2520 West 4700 South
West Jordan Town Center West Jordan 271,600 1998 7
7000 South Redwood Road
West Point Center Taylorsville 165,000 1984 21
3905 West 5400 South
West Valley Center West Valley City 118,246 1974 31
3500 South 4000 West
West Valley Plaza West Valley City 82,000 1985 20
4100 South Redwood Road
Westbrook Centre Taylorsville 23,918 1988 17
3179 West 5400 South
Westwood Village Taylorsville 77,710 1979 26
2598 West 4700 South
Willow Wood Shopping Center | West Valley City 170,734 1992 13
3500 South 3600 West

Total Square

Footage 4,365,235 Average Age 21
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